Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2012/0488/P

	Development Proposed:
	Development of two detached dwellings on land belonging to and adjacent to Radley, Ribblesdale Avenue, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has no objection in principle to this application on highway safety grounds.  There is safe access provided to plots 1 and 2, with a suitable provision of accessible off-street car parking.  It is recommend, however, that a condition be attached to any planning permission in order to ensure the retention of the garage on plot 1 for its intended purpose and to prohibit any future conversion to residential living space.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

National Planning Policy Framework (NPPF).



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application site comprises approximately two thirds of a large detached garden area on the western side of Ribblesdale Avenue.  The garden is long established with areas of lawn, shrubs, plants, garden buildings and fruit trees.  There is presently only pedestrian access to the site.  The perimeter of the site is bounded by a substantial hedge.    

The site is surrounded by residential development.  The garden area abuts Ribblesdale Avenue on the east side and the vehicle access road to three existing houses to the north.  The rear gardens of dwellings on Duncroft Court adjoin the site to the west.  To the south, the site abuts a modern property that was constructed in what was the former garden to the house, Westwood.  

The land slopes downwards from east to west. The houses on the east side of Ribblesdale Avenue are substantial three storey red brick properties with blue slate roofs that were constructed in the early 20th century.  The adjoining modern house to the south of the site is two storeys in height and is of red brick and render construction with concrete roof tiles.  That property is similar in design to the modern houses to the west of the site on the Knuck Knowles estate.  Ribblesdale Avenue serves several houses and is adopted across the front of the site and it also gives access to Moorland School further to the north.  The site is within the settlement boundary of Clitheroe in the Local Plan.  

An application (3/2011/0719/P) seeking outline permission for the erection of three detached dwellings on the whole of the garden area that is within the applicant’s ownership, was considered by Planning and Development Committee on 8 December 2011.  The layout and means of access were submitted for approval as part of that outline application.  The layout was such that all three plots had their front elevations facing the western side of the adopted highway Ribblesdale Avenue, with their vehicular accesses on to that adopted highway.  Plots 1 and 2 had a shared access and plot 3 had an individual access.  As a development of three dwellings within the settlement boundary of Clitheroe, the proposal was considered to be acceptable in principle and Committee therefore resolved that outline permission be granted.

This current application seeks full planning permission for the erection of detached dwellings on plots 2 and 3 of the outline permission.  The southern part of the existing garden area upon which plot 1 of the outline permission was situated is excluded from this current application and will more than likely be the subject of a separate application at a later date.

This current application seeks full permission for the two dwellings (as opposed to the submission of reserved matters pursuant to the outline permission) because the means of access to the proposed two dwellings is different from the access positions that were approved under the outline application.  

The dwelling on the southern part of the current application site area (the area covered by plot 2 on the outline permission) will now have a single vehicular access to the adopted part of Ribblesdale Avenue (as opposed to the previously approved shared access with plot 1).  The vehicular access to the dwelling on the northern part of the site (formerly plot 3) will now, however, be to the unadopted section of Ribblesdale Avenue adjoining the northern boundary of the site.  To accommodate this changed access position, the red edge of the application site encompasses the unadopted section of road between the proposed access to this plot and the adopted highway of Ribblesdale Avenue.  As this section of the unadopted road is not in the applicant’s ownership and appeared to be in unknown ownership, Certificate D has been submitted with the application.  This Certificate confirms that the applicants have taken reasonable steps (including an advertisement in the local newspaper) to ascertain the owners of the section of unadopted road.  It also confirms that no such owners came forward.  The necessary procedures have therefore been followed in order that this application can now be properly determined.   

As this is a full application (of necessity due to the proposed changes to the approved access arrangements), the acceptability or otherwise of the development ‘in principle’ is a relevant consideration.  However, in that regard there have been no relevant changes in planning policies or circumstances to change the conclusion that the construction of two dwellings within the settlement boundary of Clitheroe is acceptable in principle.  The matters to be considered therefore relate to the effects of the dwellings upon visual amenity, the amenities of nearby residents and highway safety.

As previously stated, the immediate locality comprises a mixture of older and generally larger red brick properties and more modern, generally smaller, houses that include an element of render in their external finishes.

Both proposed dwellings will consist of a natural stone plinth with white render above up to eaves level; and their roofs will be blue slate to match surrounding dwellings.  These external materials draw elements from both the older and newer properties in the locality and, as such, in my opinion, are acceptable in visual amenity terms.  

With regards to scale, the dwelling on the south plot (plot 2 in this application) has a rectangular footprint with a low eaves height of approximately 3.6m and a ridge height of approximately 7m.  This equates to the modern dwellings in the locality.  

The house on the northern plot (plot 1) is considerably larger.  This dwelling comprises of two main elements with the single storey garage and garden room attached to the main two storey main part of the dwelling.  There are therefore differing eaves/ridge heights which is a feature that is common to the locality.  The eaves heights range from approximately 2.4m to 5.1m with the ridge heights ranging from approximately 4.2m to 7.8m.  The site of both plots is also slightly lower than the adjacent properties on Ribblesdale Avenue resulting in the proposed dwellings appearing lower in the street scene.  

Overall, I consider the scale of the dwellings both in terms of their footprint and height to be appropriate to the locality and acceptable in visual amenity terms.

With regards to the amenities of nearby residents, the dwellings most affected by the proposal are the relatively modern two storey houses (Nos 6, 8 and 10) and bungalow (No 12) in Duncroft Close at the rear of the site.  These properties are presently separated from the site by a very substantial hedge which, if retained, would increase the level of privacy afforded to the occupiers of the existing dwellings and also the future occupiers of the proposed dwellings.  

The smaller house on plot 2 is designed with front and rear facing gables such that, in the rear elevation, there are just two relatively small bedroom windows at first floor level.  This dwelling is also sited so that its rear elevation partly faces the rear elevation of the bungalow, No 12, and partly faces down the gap between Nos 12 and 10.  There would be a distance of 21m between the rear elevation of the proposed dwelling and the rear elevation of No 12.  This complies with the usual guideline for the separation distance between two directly facing main elevations (as opposed to side elevations).  

The larger house on plot 1 is designed so that its single storey element is closest to the adjoining properties Nos 6 and 8 Duncroft Close.  The only first floor windows in the proposed dwelling that would face towards these adjoining properties are two windows to a bathroom (that would be obscure glazed).  In any event, these windows would be in excess of 25m away from the rear elevation of the adjoining properties.  

Overall, I consider that both dwellings have been appropriately designed and sited on their plots so that there would be no seriously detrimental effects upon the privacy or general residential amenities of the occupiers of any nearby properties.  

It is also considered worthy of note that no objections to this application have been received from any neighbouring residents and that the Town Council also has no objections to the proposed development.  

With regards to highway safety, the County Surveyor has no objections to the application subject to a condition to ensure that the garage on plot 1 is retained in use as a garage and not converted into additional living accommodation.  Overall, subject to appropriate conditions (that would include a condition relating to tree retention/protection) I can see no sustainable objections to this application.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed dwellings would have no seriously detrimental effects upon visual amenity, the amenities of any nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














